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Reason for referral: 

 
Richard Wiseman, planning committee member at Torridge, brother of applicant 
 

Relevant History: 

 

Application No. Description Status Closed 
     

1/0094/2021/FUL Conversion of barn to 
dwelling and associated 
works, to include an increase 
in the ridge height and 
reconstruction of collapsed 
lean-to. 

PDE  

   

 

Site Description & Proposal 

 
Site Description  
The application site is located within the open countryside and is approximately 770 metres to the 
south west of the closest recognised settlement of Little Torrington, which is considered a ‘Rural 
Settlement’ in the adopted North Devon and Torridge Local Plan (NDTLP).  The site does not fall 
within any allocated land designation, however the site is within the setting of a protected heritage 
asset, located approximately 20 metres to the north west, known as Smytham, which is a Grade II 
listed property with 17th Century origins and mid-19th Century remodelling and additions.  
 
The application site relates to approximately 0.10 hectares of land which sits within a wider 27.5 
hectares of land under the same ownership. The existing Coach House, which is the subject to this 
application, measures approximately 10.65 metres in length by 6.3 metres in width, with a maximum 
ridge height of 6.13 metres and an eaves height of 3.3 metres.  The building is in relatively poor 
condition and it appears to have undergone a number of structural repair works over its lifetime, with a 
mixture of blockwork walls; exposed MDF southern gable end; new timber roof trusses; and partial 
corrugated iron roof. 
 
The site is currently access via the existing track to the north east of the barn, which leads to the main 
highway (A386) through the wider holiday Park.  Additionally, the site benefits from a further access 
track to the south that leads past the cottages and on to a lane that adjoins the A386.  The properties 
immediately to the south of the application site consists of two holiday accommodation units and a 
managers accommodation, the complex is known as ‘Smytham Cottages’.  
 
The landscape character for the site is classed as ‘Upper Farmed and Wooded Valley Slopes’ (3A) 
and the site falls within a Zone 1 Flood Risk and therefore it has less than 1 in 1,000 annual 
probability of river flooding and is consider a low probability of flooding. 
 
Site Proposal 
The application is seeking full planning permission for the conversion of the existing disused Coach 
House barn to an independent residential dwelling, with associated works including increasing the 
ridge height and the reconstruction of the collapsed lean-to.  
 
The proposed conversion will consist of a two-storey dwelling measuring approximately 14.5 metres 
in length by a maximum 7.75 metres in width with a total footprint of 177.5 square metres providing 
three bedrooms with modest sized living accommodation. The proposed dwelling will have a 
maximum eave height of 4.5 metres and ridge height of 7.2 metres.  The material finish for the 
proposed dwelling includes, stone; painted render and cladding; slate roof tiles and Bridgewater 
Pantiles; timber and aluminium doors and windows.  
 



The supporting Design and Access statement states ‘the Park is owned and run as a family business 
over a number of generations and like any family this is growing rapidly and it is important that they 
live on site for emergency situations. The conversion of the barn, therefore, would allow another 
property within the Park for the family to occupy.’ While it is acknowledged the dwelling is intended to 
be occupied by a family member, the description of the development does not advertise it as 
‘manager accommodation’ ancillary to the wider holiday accommodation on site and therefore the 
application is considered as a new unrestricted residential dwelling.  
 
A ‘twin’ detailed planning permission is considered under reference 1/0094/2021/FUL. 
 

Consultee representations: 

 
Little Torrington Parish/Town Council:  
No objections were raised to the application, so therefore the Parish council recommends approval. 
 
Conservation Officer:  
Initial Response (received:25/03/2021) 
The barn which is the subject of the application forms part of the former farmstead attached to 
Smytham Manor. The barn, which is now in some disrepair, retains the footprint of the farm complex 
and is sited beside an access lane to the main manor house.  
 
The tithe map and early OS map shows the barn complex to form a courtyard with the barn under 
consideration projecting north from the yard. The proposal that this barn was a carriage house may 
have some truth although the arrangement could equally have been a threshing barn with cart doors 
sited opposite each other.  
 
The Manor would have had a farm to support it and these buildings are closely related to the main 
house. The tithe shows they were occupied by the same person and the farmstead did have its own 
house.  The southern barns have been converted under a scheme in 1996. 1/0860/1996. The east 
side of the yard was demolished as part of the conversion and so the south and west ranges remain 
in an ‘L’ shape.  
 
This conversion to holiday units accepted the barns were in poor condition and exceeded the 15% 
guide on reconstruction in force at that time but sought to retain the traditional buildings. The Scheme 
also accepted the raising of the walls to enable first floor accommodation and to avoid the use of 
dormers. 
 
The proposal has been treated as a curtilage building and in spite of its condition the barn does have 
heritage interest and while there will need to be careful interventions to retain the barn, its retention as 
part of the Manor Farm is of heritage interest. The barn as it exists has been altered over time and the 
use of the Bridgwater pantiles shows that there was some investment in the complex at the turn of the 
century. These pantiles are now rare survivors and should be re-used on the roof. It is not possible to 
use over the whole roof then the suggestion would be to lower or step the southern end of the barn 
and roof this area with pantiles to reflect the tiles on the barns adjacent. (These should also have 
been reclaimed but have been replaced with modern tiles) The windows and doors need to be 
recessed within the walls and the boundary treatment secured as traditional wall and hedgebank to 
retain the traditional nature of this farmstead. 
 
Second Response (received: 26.04.2021) 
There are now some amended plans which enable the reuse of the tiles on a subsidiary roof, as is 
traditional. 
 
The changes to the roof and some detail changes to the boundary and door style are welcome. 
 

Representations: 

 
Number of neighbours consulted:  9  Number of letters of support:  0 



Number of representations received:  0 Number of neutral representations: 0 
Number of objection letters:  0  

 
No representations received. 
 

Policy Context: 

 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981) 
 

Planning Considerations 

 
The proposal for listed building consent must be considered under Part 16 and Part 66 of the 
Planning (Listed Building and Conservation Areas) Act 1990 in that the duty of the Council as the 
Local Planning Authority is to 'have special regard to the desirability of preserving the building or it 
setting or any features of special architectural or historic interest which it possesses.' 
 
There are also ecology considerations under the Natural Environment and Rural Communities Act. 
 
Impact on the fabric and setting of the listed building 
The application site is located within the open countryside and is approximately 770 metres to the 
south west of the closest recognised settlement of Little Torrington, which is considered a ‘Rural 
Settlement’ in the adopted North Devon and Torridge Local Plan (NDTLP).   
 
Although the building which is the subject of this consent is not designated as a heritage asset, it does 
form part of the historic farmstead in which the original Manor House is Grade II listed assets with 17th 
Century origins and mid-19th Century remodelling and additions.  The original Manor House is located 
approximately 20 metres of the north west of the existing building. 
 
The existing structure is considered to be of relatively poor quality and has had a number of repair 
works undertaken to it in recent history.  Despite it poor architectural quality and condition it is 
considered to have heritage interest and its retention as part of the wider Manor Farm is of historical 
importance.   
 
The Councils Conservation Officer was consulted on the application and initially commented ‘the 
proposal has been treated as a curtilage building and in spite of its condition the barn does have 
heritage interest and while there will need to be careful interventions to retain the barn, its retention as 
part of the Manor Farm is of heritage interest. The barn as it exists has been altered over time and the 
use of the Bridgwater pantiles shows that there was some investment in the complex at the turn of the 
century. These pantiles are now rare survivors and should be re-used on the roof. It is not possible to 
use over the whole roof then the suggestion would be to lower or step the southern end of the barn 
and roof this area with pantiles to reflect the tiles on the barns adjacent. (These should also have 
been reclaimed but have been replaced with modern tiles) The windows and doors need to be 
recessed within the walls and the boundary treatment secured as traditional wall and hedgebank to 
retain the traditional nature of this farmstead.’ 
 
Amendments were made to the revised scheme in light of the comments from the Conservation 
Officer, including the retention of the stone wall along the northern boundary; retaining the existing 
Bridgewater pantiles on the lower roof section; and minor changes to the fenestration.  
 
In light of the above, the proposed conversion of the existing barn to a residential dwelling is 
considered to be a betterment in relation to the setting of the Grade II protected heritage asset and on 
a wider scale retain the character and importance of the historical farmstead.  Consequently, the 
proposal is considered acceptable under guidance as expressed in paragraph 196 of the NPPF and 
under section 16 (LBC) and 66 (FUL) of the Planning Act 1990. 
 



Ecology  
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, the 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 
reinforced within NDTLP through Policies DM08 and ST14 which state that all developments must 
ensure that the importance of habitats and designated sites are taken into account.   
 
The local planning authority also has a duty under Section 40 of the Natural Environment and Rural 
Communities (NERC) Act 2006 to have regard to biodiversity in exercising its functions. This duty 
includes the requirement to have regard to protected species.  
 
Development proposals should avoid adverse impacts on existing features as a first principle and 
enable net gains by designing biodiversity features and enhancements and opportunities for 
geological conservation alongside new developments, however where adverse impacts are 
unavoidable they must be adequately and proportionately mitigated. 
 
An objection comment was received with regards to the potential harm to ecology and wildlife as a 
result of the proposed conversion.  
 
An ecology survey was undertaken in November 2020, by J.L Ecology and a report submitted 
alongside the application, received 28 January 2021.  It concluded that the proposed development will 
not affect the favourable conservation status of any local bat population.  There were no signs of bats 
within any element of the structures to be affected; no inaccessible crevice dwelling opportunities 
were identified.  However, breeding Wrens have previously utilised the building and the mature ivy 
associated with the north elevation provides suitable nesting opportunities.  Commencement of works 
would best be undertaken outside the nesting bird season [March-August].  If this is not possible 
works should be preceded by a breeding bird survey.  
 
The proposal also includes the provision of bat and bird boxes on the elevations, in line with the 
recommendations in within the Ecological Impact Assessment.  
 
In conclusion, the proposal is in line with the mitigation recommended will result in no significant 
adverse effect towards any protected habitats or species. As such the proposed development is 
considered to be in accordance with the above statutory requirements. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable.  
 

Recommendation 

 
GRANT subject to the following conditions 
 
 1 The works to which this consent relates must be begun not later than the expiration of three 

years beginning with the date on which this consent is granted. 
     
 Reason: The time limit condition is imposed in order to comply with the requirements of 

Section 18 of the Planning (Listed Buildings & Conservation Areas) Act 1990. 
 



 2 The works hereby permitted shall be carried out in accordance with the approved plans listed 
in the Plans Schedule. 

                                             
           Reason: To ensure the works are carried out in accordance with the approved plans. 
 
 3 The development shall be undertaken in accordance with the recommendations and mitigation 

measures set out in the submitted 'Ecological Impact Assessment' prepared by J.L Ecology 
Ltd, dated 28 January 2021. 

                                                                                                    
           Reason: To ensure that the development does not result in a harmful impact on protected 

species. 
 
 4 The materials indicated on the plans hereby permitted shall be used in the construction of the 

development, unless otherwise agreed in writing by the Local Planning Authority, and shall 
match those of the existing dwelling in colour and texture. The materials shall be installed 
before the development hereby permitted is brought into use and shall thereafter be retained 
as such.  

                                  
           Reason: To ensure that the materials, hereby considered to be acceptable, are used for the 

development.   
 

Plans Schedule 

 
Reference Received 

    

0287 - 11  28.01.2021 
     

0287 - 13  28.01.2021 
       

0287 -14 B  22.04.2021 
   

0287 - 12 B  22.04.2021 
  

  

Statement of Engagement 

 
In accordance with paragraphs 38 of the National Planning Policy Framework (NPPF) in dealing with 
this application, the Council has worked with the applicant in the following and positive and proactive 
manner. We have made available detailed advice in the form of our statutory policies in the 
Development Plan, Supplementary Planning Documents, Planning Briefs and other informal written 
guidance, as well as offering a full pre-application advice service, in order to ensure that the applicant 
has been given every opportunity to submit an application which is likely to be considered favourably.  
In such ways the Council has demonstrated a positive and proactive manner in seeking solution to 
problems arising in relation to the planning application. 
  
In this instance the applicant did enter into pre-application discussions with the Council and 
Conservation Officer, for a similar scheme.  In addition to the this, the Council worked in a positive 
and pro-active way with the applicant and had looked for solutions to problems arising in relation to 
the consideration of the listed building consent.   
 


